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County looking
for ways to
increase rural
land values

m Report eXpIures trading
development rights for
commercial development

BY TITUS LEDBETTER II1
STAFEWRITER

Members of the county
Planning Board expressed con-
cern last week about a report
from a senior policy advisor on
how pending Transferable
Development Rights legislation
could be applied to new master
plans --- and ‘possibly conmer-
cial zones — in the future.

A report by Richard Tustian
explains how the Transferable
Development Rights (TDR) pro-
gram can increase the value of
land in the county’s 93,000-acre
Agricultural Reserve by applying
the TDRs to commercial land. It
has only been applied -to resi-
dential fand.

Zoning in the Agricultural
Reserve was changed in 1981 to
allow only one house for every
25 acres on land that formerly
allowed one house for every 5
acres.

To compcensate the owners
of that land, the county gave
landowners one Transferable
Development Right {IDR) for
every house the owner would
have been able to build before
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the county dowszoned the land.

To regain the fund value that
was lost in the rezoning, farnmers
sell building tights v residential
developers in arcas where the
county ity to inerease the
density, calted TDR receiving
aveas. Developers buy the TDRs
Lo buitd more houses than nor-
mally allowed.

n residential zone: two-
thirds requitement is placed on
opers using TDRs, mean-
ing a developer in a TDR receiv-
ing area must buy two-thirds of
the maximum density available
fora parced in order to use TS,

The Planning Board recently
collected information that indi-
caies there Is 3 shortfall of where
to located between 3,685 and
7,840 potential housing units
ihat could be built under the
TDR program.

During a County Council
Planniiig, Housing and Eco-
nomic Development Committee
waorksession later the same day,

council members also voiced
concern over the shortfall.

“The magnitude of the prob-
lem is & lot bigger than anvbhody
thought,”  Councilman  Marc
Elrich (D-At large) of Takoma
Park said after the worksession.

The councit will have io
encourage  developers  fo
invigase the rate a1 which they
buy TDRs, he said.

“The other side of it is the
1ost of the county has rights and
expectations as well” Elrich

id. “A number of us share the
i that this can't be the
excuse to put massive amonnts
of density in places that don’t
have the capacity fot it.”

The comyilex issue is one of
creating incentives tor both the
buyers and the sellers of TDRs,
County  Council  President
Michael . Knapp (D-Dist. 2) of
Germantewn said after the
worksession.

At spme point we are going
to have to put a time limit |or]
sume fype of incentive that
forces both the buyers and sell-
ers to really accelerate the
process,” he said. “Otherwise, I

think this just takes too long and
doesn't create the desired effect
of creating density in the right
places or providing the seller
with the maximum value as a
retrn on their investment.”

Marlene Michaelson, a sen-
ior legislative analyst for the
County Councl, winote in a
report to the commitiee that for
the program to work, “there
must be sufficient TDR rccciving
areas to provide a market for the
purchase of TDRs from properry
owners in the Agricultural
Reserve.”

The County Council has
been grappling with the possi-
bility of expanding the TDR pro-
gram to allow TDRs for commer-
cial uses as well as residential
arcas,

The report is based on the
assumption that a developer
would be just as willing. to buy
retail space as residential space
under the program. it cudined a
convession rate making one
‘TDR equal to 1,500 square feet
of retail space. The conversion
rate was created in an attempt to
keep prices constant between
commercial  and  residential
TDRs on a per-square-foot
basis.

“That is the assumption and
1 don't think the method is as
simple as you are characterizing
it,” Commission John Robinson
said at a briefing last Thursday
by Tustian. “I thiok it has the
ability to be really fairly sophisti-
cated based on what you have
done so far”

Commissioner Atison Bryant

said the recommendations for
the TDR program outlined in the
report needed greater flexibility
in order w0 work, However, the
report successfully determines
that the issue is not too compli-
cated to pursue, he said, and he
was confident a logical solution
to the issue could be developed
in the future.

Funding for BLTs
needed, tnn

Last week’s report-also out-
lined funding alternatives for
the Buildable Lot Termination
{BLT} program that was into
duced by the Agricuitural Policy
Warking Group.

The working groups 15
members were appointed by the
County Council in April 2006
and included farvuers, property
owners, former ed officials
and agricuttural advocacy lcad-
ers. the group spent eight
months  formolating  recom-
mendaticnis for preserving the
county's Agricultural Reserve,

Under the BLY program, oie
of every five TDRs would
become more valuable because
it could be used to build a house
within the Agricultural Reserve
for use by a family member of
the landowner. .

Abeut 1,600 buildable Jots
remaia in the  Agricultural
Rescrve, according to the mem-
orandum for last week’s briefing,

“We don't need to have
immediately 1,600 receiving
apportunitics,” Planning Board

Chairman Royce Hanson said.
“We need maybe 100 recciving
OppOrtunities to get a market
started and to find areas where
we can begin 1o add.”

The county must help to pay
for the BLT program because a
buildable TDR would be worth
mpre than $400,000 and it
would not be profitable for a
developer to buy a residential
buildable TDR, according tn
Tustians report. Non-buildable
residential TDRs have reached
a3 much 48 $40,000, he said.

Although the BLT proposal
received near unanimous sup-
port when released last July,
County Council members by
August were concerned about
the difficuliy of coming up with
the $200 million over the next 10
vears that will be required (o
fund the program.

Robinson favored exploring
the market system because it
would set up a trading systen
that would show how much of
the market is tied to whether a
TDR is for commercial or resi-
dential use, Hanson and Bryant
also agreed that exploring the
market-hased systesn would be
useful,

Commissioners_jean Cryor
and Gene Lynch were absent
from last week’s briefing.

“The hoard wants us to
explore all aspects of the prob-
lem,” Tustian said in & phone
interview Monday. “They did
green light putting more work
into setting up a frading system
for BLTs.”



